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SUMMARY 

The  twenty-tv/o  year  history  of  the  Columbia  Point  Housing  Project 
reflects  all  of  the  good  aspirations  and  inadequate  achievement  that  are 
often  identified  with  this  nation's  efforts  to  provide  decent  housing 
for  lower  income  persons. 

At  present,  about  560  households  live  in  a  setting  originally  built 
to  accomodate  2  h   times  that  number.  The  cumulative  result  of  years  of 
inadequate  maintenance  and  a  high  level  of  population  turnover  is  an 
environment  in  which  physical  deterioration  and  problems  of  safety  and 
security  have  reinforced  each  other  and  produced  a  general  sense  on  the 
part  of  residents  that  "nobody  cares". 

Currently,  however,  there  are  encouraging  signs.  Security  programs, 
more  sensitive  management  techniques,  and  plans  for  physical  renovation  - 
these  concrete  results  from  the  use  of  Target  Projects  Program  and 
Modernization  funds  already  committed  have  begun  to  build  a  sense  that 
things  can  be  improved.  However,  it  has  been  clear  for  some  time  that 
there  is  not  enough  money  to  do  what  must  be  done  in  order  to  provide 
dramatic  assurance  of  lasting  benefits,  and  indeed  to  achieve  even  the 
modest  goals  of  the  Target  Projects  Program. 

This  submission  documents  the  case  for  supplemental  funds  in  the 
amount  of  $10.8  million,  to  augment  the  $8.4  million  in  currently 
committed  funds.  The  total  amount  is  based  upon  a  realistic  program  to 
create  within  the  Columbia  Point  housing  development  a  sound,  safe 
residential  community  that  is  and  will  continue  to  be  an  integral  part 
of  the  changing  character  of  the  Columbia  Point  peninsula.  Without  the 
additional  funding,  the  result  of  the  use  of  presently  available  funds 
must  inevitably  be  a  short-term  holding  operation,  benefitting  neither 
the  needs  of  present  residents  nor  the  general  public  interest  in  what 
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happens  on  the  peninsula. 

The  program,  to  be  supported  by  $8.4  million  in  currently  available 
funds  and  $10.8  million  in  new  supplemental  funds,  includes: 

Modernization  of  the  heating  plant  and  heating  distribution 

system. 

Upgrading  of  the  electrical  distribution  system  to  present 

day  standards. 

Improvements  to  the  solid  waste  disposal  system. 

Modernization  of  the  community  building. 

Substantial  upgrading  of  apartment  interiors,  public  spaces 

and  building  exteriors. 

Reroofing  of  all  buildings  targeted  for  occupancy. 

Mothball ing  of  unoccupied  buildings. 

Combining  smaller  apartments,  in  several  buildings,  to 

create  larger  living  spaces. 

Renovation  and  site  work  to  result  in  decent  and  standard 

living  space  for  640  households  -  ^00  families  and  240  elderly. 

Achievement  of  this  target  will  provide  for  the  needs  of 

the  present  population  plus  a  modest  increase,  primarily 

consisting  of  elderly  households. 

Continuation  of  TPP  security  and  social  service  programs 

and  institution  of  improved  management  systems,  intended 

to  protect  the  interests  of  present  residents  supportive 

of  the  program's  goals. 

General  site  work  to  improve  the  circulation  system  and 

provide  more  usable  and  secure  outdoor  spaces  for  recreation 

and  other  leisure  time  activities. 
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In  addition,  $5.7  million  from  other  sources  is  available  or  will 
be  sought  to  construct  a  sanitary  sewer  in,  and  to  improve  pedestrian 
safety  along,  Mt.  Vernon  Street,  and  to  provide  for  development  of  a 
waterfront  park. 

In  essence,  the  total  proposal  should  satisfy  the  pressing  need  for 
a  balanced,  coherent  plan  of  development,  to  the  lasting  benefit  of  the 
entire  peninsula  area. 
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INTRODUCTION 

The  development  potential  of  the  Columbia  Point  peninsula  located 
just  three  miles  from  downtown  Boston  has  been  increasingly  recognized 
by  city  officials,  neighborhood  organizations,  and  business  and  insti- 
tutional interests  during  the  past  several  years.  The  most  significant 
indications  of  this  potential  have  been  the  decisions  of  the  University 
of  Massachusetts  in  1969  to  locate  a  major  urban  campus,  and  of  the  John 
F.  Kennedy  Library,  Corporation  in  1976  to  locate  the  Kennedy  Presidential 
Library  on  Columbia  Point.  Recognition  of  its  potential  for  development 
has  resulted  in  several  formal  studies  by  various  parties  interested  in 
the  revitalization  of  the  Peninsula,  most  notably  The  Columbia  Point 
Peninsula,  A  Program  for  Revitalization,  published  in  1974  by  a  broad- 
based  task  force  of  citizens,  agencies  and  institutions.  Since  that 
time,  it  has  become  even  more  clear  that  the  stabilization  of  the 
Columbia  Point  housing  development,  which  dominates  the  mid-section  of 
the  Peninsula,  is  key  to  the  successful  implementation  of  any  revitali- 
zation program.  This  issue  is  central  for  not  only  the  interests  of  the 
present  Columbia  Point  residents  but  also  for  those  interests  focused  on 
the  future  development  of  the  Peninsula. 

The  Columbia  Point  housing  development  has  been  physically  deterio- 
rating for  over  a  decade,  in  part  as  a  result  of  what  proved  to  be 
original  design  and  site  planning  flaws.  The  Boston  Housing  Authority 
has  attempted  to  maintain  the  project,  but  has  not  been  able  to  keep 
pace  with  the  spreading  deterioration.  Improvements  of  necessity  have 
been  short-lived,  designed  to  meet  only  the  most  urgent  of  the  many 
problems  confronting  residents  of  the  project.  It  was  only  with  the 
commitment  of  Target  Projects  Program  funding  in  1975  that  anything 
approaching  a  comprehensive  response  to  the  problems  at  the  project 
realistically  could  begin.  Over  $8  million  has  been  committed:  $2 
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million  in  TPP  funds;  $6  million  in  D-75  Modernization  Funds;  and  slightly 
over  a  half  million  dollars  in  previous  Modernization  commitments. 

The  current  plans  represent  a  conscious  decision  to  accomodate  the 
existing  households  and  to  effect  substantially  upgraded  living  conditions 
in  parts  of  the  development,  as  opposed  to  spreading  a  series  of  minor 
improvements  throughout  all  1504  original  units.  The  basic  objective  is 
to  upgrade  each  apartment  and  building  undergoing  renovation  to  rectify 
all  unsafe  and  unsanitary  conditions  (e.g.  non  water-tight  buildings, 
buildings  without  security  doors  at  the  entrances),  and  to  yield  a 
standard,  decent,  and  securable  apartment  and  building  with  modern 
amenities. 

The  conditions  of  the  originally  designed  apartments  and  buildings 
as  well  as  the  number  of  systems  (e.g.  electrical,  heating,  roofing) 
which  need  to  be  modernized,  severely  constrain  any  attempt  to  rehabili- 
tate the  whole  development  without  construction  costs  which  approach 
or  even  surpass  the  costs  of  new  construction.  For  example,  each  family- 
occupied  2,3,4,  and  5  bedroom  Columbia  Point  apartment  has  significantly 
fewer  square  feet  of  living  space  than  most  2-5  bedroom  family  apart- 
ments in  the  private  housing  market,  and  moreover,  than  current  Minimum 
Property  Standards  would  require.  Although  in  the  Modernization  process 
the  Boston  Housing  Authority  will  combine  apartments  in  4  low-rise 
buildings  (a  total  of  132  as-built  units)  to  yield  2-4  bedroom  apart- 
ments with  larger  room  sizes,  the  aforementioned  budget  limitations  and 
the  relocation  hardships  imposed  by  the  heavy  construction  necessary  to 
combine  apartments  will  compel  the  Authority  to  modernize  most  units  "in 
place".  To  overcome  the  constraint  of  small  units,  management  will  rely 
heavily  on  an  "overhousing"  management  policy  (housing  each  family  in  a 
larger  apartment  than  it  would  be  entitled  to  by  a  rigid  interpretation 
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of  HUD  occupancy  standards)  to  better  match  family  space  requirements 
with  unit  sizes. 

A  careful  review  of  the  work  needed  at  the  development  to  effect 
standard  decent  housing  with  modest  amenities  indicates  that  the  avail- 
able funds  are  not  sufficient  to  assure  a  permanently  upgraded  resi- 
dential environment  that  can  be  a  catalyst  for  revitalization  elsewhere 
on  the  peninsula. 

It  is  the  deep  rooted  conviction  of  those  intimately  involved  in 
the  evolution  of  the  Columbia  Point  housing  project  that  any  program 
with  the  objective  of  improving  overall  living  conditions  on  a  permanent 
basis  must  go  beyond  what  can  be  achieved  with  the  previously  committed 
funds.  Failure  to  make  a  substantial  increase  in  the  current  commitment 
to  the  project  means  that  any  improvements  which  might  be  made  would  be 
transitory,  and  would  not  overcome  those  problems  accounting  for  the 
project's  present  physical  condition. 

Without  deep-seated  change,  the  BHA  will  be  continously  seeking 
piecemeal  funding.  Furthermore,  a  project  only  partially  treated  may 
actually  impede  the  realization  of  the  peninsula's  tremendous  intrinsic 
development  potential. 

The  purpose  of  this  document  is  to  set  forth  the  strategy  for 
moving  from  the  beginning  point,  which  the  present  plans  represent,  to  a 
more  comprehensive  Columbia  Point  Development  program,  which  is  itself 
oriented  to  future  possibilities  for  the  peninsula  as  a  whole.  The 
strategy  is  based  upon  these  goals: 

-  A  substantially  upgraded  living  environment  for  a  stabilized 
population  of  approximately  640  housing  units  -  400  for  families 
and  240  for  elderly. 

-  Implementation  of  management,  maintenance  and  security  policies, 
and  a  significantly  improved  delivery  system  for  social  services, 


all  designed  to  insure  a  safe  and  stable  living  environment 
for  the  resident  population. 

-  Provision  for  a  physical  environment  which  both  enhances  the 
quality  of  life  for  the  residents  and  makes  possible  future 
consideration  of  the  integration  of  the  upgraded  buildings  into 
a  broader  and  more  comprehensive  development  program  for  the 
total  peninsula. 

-  Consideration  of  the  mutually  supportive  relationship  between 
an  upgraded,  attractive  residential  development  with  a  stabil- 
ized population  and  other  significant  commercial  and  institu- 
tional developments,  existing  and  proposed  on  the  Peninsula. 
This  program  is  based  upon  a  continuing  commitment  to  the 
present  residents  to  assure  the  availability  of  housing  for 
all  residents  who  desire  to  continue  to  live  on  Columbia 
Point  in  the  spirit  of  the  management  regulations  adopted 

by  the  local  task  force,  the  city-wide  Tenants  Policy  Council 
and  the  Boston  Housing  Authority. 

With  respect  to  the  latter  condition,  the  assurance  of  housing 
at  Columbia  Point  to  current  residents  includes  a  commitment 
that  where  current  residents  prove  to  be  disruptive  to  the 
rights  of  other  tenants  (through  vandalism,  felonies,  etc.) 
and  where  social  service  efforts  with  those  families  fail,  the 
Authority,  acting  through  the  TPP  Evictions  Attorney  to  carry 
out  the  policies  of  the  local  task  force  and  the  TPC,  will 
vigorously  utilize  its  evictions  powers. 
The  overall  approach  to  the  permanent  improvement  of  living  con- 
ditions at  the  housing  development  involves  three  distinct  phases. 

PHASE  ONE  encompasses  the  most  judicious  use  possible  for  the 
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$8  million  in  funding  already  committed. 

PHASE  TWO  will  provide  sufficient  additional  funding  to  stabilize 

the  project  and  to  ensure  a  level  of  improvement  consistent  with 

the  goals  and  objectives  of  the  Target  Projects  Program. 

PHASE  THREE  looks  beyond  the  proposed  modernization  program 

to  the  challenging  possibilities  for  the  total  peninsula. 

The  successful  renovation  of  the  development  is  a  critical  first 
step  -  first  to  provide  long  term  assurance  of  decent  housing  in  a 
pleasant  environment  to  present  residents,  and  second  to  signal  the 
presence  of  an  upgraded  residential  area  that  can  serve  as  a  positive 
and  supportive  element  related  to  other  planned  and  potential  activities 
involving  institutional,  cultural,  and  commercial  uses. 

Ultimately  the  achievement  of  phases  One  and  Two  will  result  in 
both  upgraded  living  space  and  visible  exterior  improvements  providing 
graphic  evidence  of  a  new  direction  at  Columbia  Point.  These  interior 
and  exterior  improvements  must  also  be  accompanied  by  improvements  in 
management,  maintenance  and  security  operations  and  delivery  of  social 
services.  A  number  of  these  improvements  are  already  underway,  supported 
by  the  TPP  and  modernization  funds.  These  funds  have  also  supported  the 
cost  of  the  tenant  participation  process  which  has  characterized  the 
detailed  development  of  the  work  program. 

The  interdependence  of  all  three  phases  of  the  program  must  be 
recognized.  Approval  of  the  full  funding  proposed  for  phases  One  and 
Two  will  result  in  a  significantly  improved  environment  for  Columbia 
Point's  present  residents.  Long-term  protection  of  those  benefits  will 
be  dependent  on  the  supportive  steps  taken,  by  both  public  and  private 
sector  initiative,  once  the  basic  upgrading  program  has  occurred.  Imple- 
mentation of  this  program  will  mean  both  an  improved  residential  environ- 
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merit  and  a  stable  link  with  other  new  developments  that  occur  on  the 
peninsula. 
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I.   PHASE  ONE  -  THE  INITIAL  MODERNIZATION  PROGRAM 

A.  The  Setting 

The  existing  Columbia  Point  Housing  Project  is  a  1,504  unit  public 
housing  complex  which  opened  for  occupancy  in  1954.  Of  the  total  number 
of  as-built  units,  1,120  are  contained  in  15  seven-story  buildings,  and 
384  are  located  in  12  three-story  buildings.  Most  of  the  seven-story 
buildings  are  crowded  together,  separated  only  by  a  sea  of  blacktop. 

The  population  composition  of  Columbia  Point  has  changed  signi 
ficantly  during  its  twenty-two  year  existence.  Until  1965  the  popu- 
lation stayed  around  6,000,  although  during  that  same  period  the  min- 
ority population  increased  from  13%  to  44%.  Beginning  in  the  early 
1960's,  the  total  population  began  a  steady  decline  to  its  present  level 
of  about  2,100  and  the  minority  proportion  of  the  population  continued 
to  climb.  Minorities  now  constitute  86%  of  the  development.  Average 
family  size  exceeds  4.0  persons  and  the  median  age  of  all  residents  is 
just  14  years  old.  The  large  average  family  size  combines  with  the 
physical  density  of  the  development  to  create  trying  living  conditions 
at  best,  irrespective  of  physical  condition  of  the  buildings  themselves. 

The  result  has  been  a  high  rate  of  population  turnover,  and  a 
difficult  setting  for  those  households  who  have  continued  to  live  at  the 
Point  and  who  have  a  longer-term  interest  in  its  future.  In  this  context, 
it  is  important  to  note  that  55%  of  the  555  households  now  living  at 
Columbia  Point  have  resided  there  for  five  years  or  more. 

The  development  has  been  declining  physically  and  socially  for 
nearly  a  decade  -  with  such  a  high  level  of  vandalism  that  the  develop- 
ment has  been  very  difficult  to  manage  and  maintain.  Additionally, 
given  the  Authority's  fiscal  condition,  the  BHA  has  been  forced  to  defer 
maintenance  at  Columbia  Point  for  a  number  of  years.  Moreover,  the 
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development,  although  solidly  constructed,  was  designed  to  inadequate? 
room  and  space  standards.  The  30  amp.  electrical  system  was  designed  to 
carry  no  more  than  one  or  two  appliances.  With  glazed  tile  hallway 
walls,  concrete  hallway  floors,  etc.,  the  buildings  have  an  institu- 
tional appearance,  all  too  typical  of  much  of  the  public  housing  con- 
structed during  the  1950' s. 

With  respect  to  the  overall  plan  for  the  site,  sunlight  is  blocked 
and  views  out  to  the  water  are  limited  due  to  the  misplacement  of  high- 
rise  buildings.  Ground  floor  units  do  not  take  advantage  of  outside 
space.  The  excessive  crowding  of  buildings  is  most  dramatically  illus- 
trated by  the  area  of  the  development  centering  on  Montpelier  Road, 
where  six  buildings  containing  448  units  are  situated  on  four  asphalted 
acres  at  an  unacceptable  density  of  over  500  persons  per  acre. 

These  deficiencies  are  further  accentuated  as  a  result  of  the 
site's  dramatic  location  between  the  ocean  and  the  downtown  skyline. 

The  overall  appearance  clearly  carries  the  stigma  of  public  housing. 
A  successful  renovation  effort  requires  attention  to  the  correction  of 
this  exterior  image  along  with  improvements  in  the  quality  of  interior 
living  space. 

Nonetheless,  despite  these  conditions,  there  now  exists  at  Columbia 
Point  a  core  of  stable  families  who  are  committed  to  staying  and  seeing 
things  change  for  the  better.  As  TPP  has  begun  recently  to  gain  more 
visibility,  this  core  of  decent  families  has  been  expressing  new  hope. 

B.  The  Current  Program 

The  development  is  presently  occupied  by  456  families  and  99  elderly 
and/or  handicapped  households.  Over  80  dwelling  units  now  house  and  will 
continue  to  house,  the  offices  of  social  service  agencies.  Over  850 
apartments  -  56%  -  are  now  vacant.  Through  the  autumn  of  1975,  vacancies 
were  scattered  throughout  the  development  (primarily  concentrated  in  7- 
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story  buildings).  The  usual  pattern  was  for  a  wing  of  a  7-story  building 
containing  28  units  to  have  10-15  tenant  households,  with  13-18  vacancies. 
This  occupancy  pattern  made  for  a  development  which  was  impossible  to 
maintain,  secure,  and  manage.  Therefore,  in  December,  1975,  the  Authority 
began  the  process  of  consolidating  residents  into  the  better  buildings 
to  achieve  100%  occupancy  in  those  buildings,  which  included  nearly  all 
of  the  3-story  buildings  and  those  7-story  buildings  in  the  least  dense, 
most  livable  portion  of  the  development.  This  process,  a  Target  Project 
Program  Work  Item,  is  composed  of  two  elements: 

(1)  Fixup  of  vacant  apartments  to  a  condition  where  they 
can  be  occupied  by  families  relocated  out  of  the 
largely  vacant  high-rise  buildings;  and 

(2)  Mothballing  of  vacated,  7-story  buildings  (boarding 
of  windows,  stripping  of  all  items  of  value,  welding 
of  apartment  doors,  shutting  down  of  all  utilities, 
decommissioning  of  elevators,  securing  of  building 
entrances). 

Mothballing  enables  the  Authority  to  direct  its  scarce  resources  to 
occupied  buildings;  to  preserve  vacant  buildings  from  vandalism;  to 
reduce  operating  costs  to  the  BHA  and  HUD;  to  house  families  in  safer, 
maintainable  buildings;  and  to  conserve  buildings  for  future  use.  At 
the  same  time,  the  improved  management  techniques  are  designed  to  assure 
stable  residents  of  protection  from  the  negative  influence  of  tenants 
unwilling  to  live  by  existing  policies. 

Simultaneously,  through  the  Target  Projects  Program  (including  the  > 
Columbia  Point  Community  Security  Program,  which  has  been  prominently 
featured  in  national  publications;  tenant  Building  Service  Aides;  an 
effective  Relocation  Officer;  and  an  Evictions  Attorney;)  the  Authority 


has  embarked  upon  a  strategy  geared  to  lay  the  groundwork  for  a  model 
BHA-private-tenant  operations  system  for  management,  maintenance  and 
security,  to  be  achieved  by  the  Phase  II  Program. 

C.  Proposed  Work  Program 

Since  1975,  the  Boston  Housing  Authority,  in  concert  with  Columbia 
Point  residents,  has  been  developing  detailed  plans  for  the  utilization 
of  $8  million  in  TPP  and  Modernization  funds  already  committed  by  HUD. 
The  starting  point  for  the  planning  has  been  the  commitment  to  provide 
for  the  housing  needs  of  the  555  present  resident  households.  Plans  for 
the  allocation  of  the  committed  funds,  the  result  of  detailed  architec- 
tural analysis  and  discussions  with  residents,  lead  to  the  inescapable 
conclusion  that  additional  funding  must  be  obtained  in  order  to  provide 
solid  assurance  of  long-term  stability.  Given  the  requirements  for 
basic  improvements  to  the  central  heating  plant  and  the  electrical 
distribution  system,  remaining  funds  would  support  only  minimal  work  if 
distributed  across  all  of  the  units  proposed  for  renovation.  As  previ- 
ously mentioned,  those  intimately  involved  in  the  planning  for  Columbia 
Point  hold  a  deep  conviction  that  improvements  planned  for  the  housing 
development  must  be  more  than  cosmetic  to  have  any  effect  whatsoever  on 
the  quality  of  life  of  the  residents.  The  alternative  of  spreading  the 
available  funding  so  thinly  is  an  approach  which  the  City  of  Boston,  the 
Housing  Authority,  and  the  Columbia  Point  residents  themselves  cannot 
support. 

The  current  proposals,  as  summarized  in  the  accompanying  tables, 
set  forth  a  staging  strategy  for  directing  the  funds  currently  available 
to  specific  areas  of  the  development.  However,  it  must  be  emphasized 
that  this  strategy  reflects  the  immediate  need  to  spend  the  funds  cur- 
rently committed,  in  anticipation  of  additional  funding  to  carry  out  the 
balance  of  the  basic  work  program.  Expenditure  of  the  committed  funds 


without  supplementation,  whether  targeted  to  only  specific  groupings  of 
buildings  or  spread  more  broadly  throughout  the  project,  represents  at 
best  a  short  term  holding  strategy  which  over  the  long  run  may  be  counter- 
productive to  long  term  stability  in  the  project. 
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TABLE  I 


PHASE  ONE  SUMMARY  WORK  PROGRAM  AND  BUDGET 


Work  Item  and  Description 

1.  TPP/Modernization  Tenant  and  Management 
Services;  Mothball ing 

2.  Heating  Plant  and  Heating  Distribution 
System  Modernization 

3.  Electrical  Distribution  System  Modernization 

4.  New  Roofs  on  All  Phase  I  and  II  Buildings 

5.  Point  and  Waterproof  Group  "D"  Buildings 

6.  Group  "A"  Renovation  and  Site  Work 

7.  Group  "B"  Renovations 

8.  Architectural  and  Engineering  Fees 

TOTAL  ESTIMATED  COST  PHASE  I 


ESTIMATED 
COSTS  (in 
thousands' 


$ 

950. 

1,200. 

1,550. 

400. 

200. 

1,900. 

1,900. 

350. 

$  8,450. 
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TABLE  II  -  PHASE  ONE  DESCRIPTIVE  WORK  PROGRAM  AND  BUDGET 

ESTIMATED 
COSTS  (in 
Work  Item  and  Description  thousands) 

1.  TPP/Modernization  Tenant  and  Management  Services;         $    950. 
Mothball ing. 

TPP/Modernization  Tenant  and  Management  Ser- 
vices include  the  funding  of  the  Columbia  Point 
Resident  Security  Program;  the  Community  Organ- 
izer and  Building  Service  Aides;  Training  Co- 
ordinator; Evictions  Attorney;  Management  Analyst; 
Project  Construction  Manager;  etc.  (including  the 
supportive  equipment  and  overhead  associated  with 
these  program  components)  from  the  commencement 
of  the  Columbia  Point  Target  Projects  Program  in 
the  summer  of  1975,  through  March,  1977. 

Mothballing  includes  the  relocation  of  resi- 
dents (from  buildings  to  be  mothballed)  into 
apartments  minimally  fixed-up  for  occupancy;  and 
the  closing/securing  of  the  "mothballed"  build- 
ings—including shutting  down  of  all  utilities, 
stripping  of  fixtures  of  value,  decommissioning 
(per  Code)  of  elevators,  boarding  of  windows, 
cleaning  out  of  buildings,  and  thorough  sealing 
of  building  entranceways. 

2.  Heating  Plant  and  Heating  Distribution  System  1,200. 
Modernization. 

The  Heating  Plant  and  Heating  Distribution 
System  Modernization  includes  the  total  moderni- 
zation of  the  heating  plant  (particularly  the 
replacement  of  five  dilapidated  boilers  with  new 
boilers)  and  required  renovation  of  portions  of 
the  more  than  6  miles  of  distribution  piping, 
thereby  vastly  increasing  heating  efficiently. 

3.  Electrical  Distribution  System  Modernization  1,550. 

This  work  item  included  the  upgrading  of  the 
development's  electrical  system  from  30  amps  to 
60  amps--including  transformers,  underground  dis- 
tribution systems,  duct  lines  and  cables,  and  main 
building  distribution  systems. 
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ESTIMATED 
COSTS  (in 
thousands) 

4.  New  Roofs  on  All  Phase  I  and  II  Buildings  $    400. 

In  addition  to  new  roofs  to  replace 
worn  and  leaking  roofs,  this  item  includes 
the  installation  of  a  prototype  scheme  to 
limit  (per  .Building  Codes)  egress  to  the 
roofs  via  the  penthouses,  to  preserve  roofs 
from  adverse  use  and  wear. 

5.  Point  and  Waterproof  Group  "D"  Buildings*  200. 

Continued  occupancy  of  these  buildings 
(which  are  particularly  exposed  to  prevail- 
ing winds/storms)  is  largely  dependent  upon 
the  waterproofing  of  the  building  exteriors. 

6.  Group  "A"  Renovation  and  Site  Work  (96  Low-  1,900. 
rise  Family  Units) 

The  work  program  for  the  improvements 
to  the  four  three-story  buildings  in  this 
group  includes:  total  kitchen  modernization 
(e.g.,  new  cabinets  and  sinks);  bathroom 
renovations;  apartment  finishes,  including 
flooring;  new  apartment  doors  and  windows, 
including  replacement  of  security  screens; 
building/apartment  door  and  window  hardware; 
securing  of  basement  areas;  public  stairwell 
and  entranceway  modernization;  exterior 
building  repairs;  required  renovation  of  all 
interior  plumbing  and  heating  systems;  wiring 
of  all  apartments  to  provide  for  60  amp. 
electrical  service;  landscaping  improvements 
(e.g.,  planting,  seeding,  fencing,  paved 
areas,  furnishings,  grading,  signage). 

7.  Group  "B"  Renovations  (96  Low-rise  Family  1,900. 
Units) 

Group  "B"  actually  contains  a  total  of 
132  existing  units.  The  limited  funds  avail- 
able require  that  36  units  be  programmed  for 
modernization  in  Phase  Two. 

The  Group  "B"  work  program  is  identical 
to  that  of  Group  "A",  with  three  exceptions: 

(1)  In  selected  Group  "B"  Buildings, 
larger  apartments  (though  approximately  the 
same  bedroom  mix)  will  be  achieved  through 
combining  (portions  of)  apartments. 

*  see  accompanying  map 


ESTIMATED 
COSTS  (in 
thousands) 


(2)  A  second  means  of  egress,  per  latest 
codes ,  will  be  added. 

(3)  Group  "B"  landscaping  improvements 
are  scheduled  for  Phase  Two. 

Architectural  and  Engineering  Fees 

HUD-approved  contracts,  for  the  Phase  I 
work,  with  the  Architect  (Stull  Associates,  Inc.) 
the  Mechanical  Engineer  (Shooshanian  Engineering 
Associates),  and  the  Electrical  Engineer 
(N.F.  Laurence  and  Associates,  Inc.). 

TOTAL  ESTIMATED  COST  PHASE  I 


350. 


$  8,450. 
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II.  PHASE  TWO  -  SUPPLEMENTAL  MODERNIZATION  FUNDS 

Achievement  of  a  permanently  upgraded  living  requires  additional 
funding.  That  reality  has  become  apparent  to  both  the  City  and  HUD  as 
a  result  of  the  detailed  planning  and  consideration  of  alternative  stra- 
tegies that  have  occurred  since  the  initial  commitment  of  modernization 
funds.  Without  that  increase  it  is  virtually  a  certainty  that  the 
positive  benefits  of  the  expenditure  of  available  funds,  as  described 
above,  will  be  eroded  within  a  short  period  of  time. 

The  supplemental  funding  provides  for  two  basic  accomplishments. 
First,  it  extends  the  benefits  of  renovation  to  acceptable  standards  to 
a  total  of  640  units,  in  contrast  to  the  192  units  upgraded  in  Phase 
One.  Second,  it  significantly  increases  the  cost  effectiveness  of  the 
system-wide  mechanical  and  electrical  improvements  which  are  a  necessary 
part  of  the  initial  work  program. 

Standards  for  the  work  will  be  equivalent  to  those  in  Phase  One. 
(HUD  Area  Office  personnel,  well-versed  with  the  existing  Columbia  Point 
housing  development  conditions,  have  pushed  for  an  even  higher  standard 
of  modernization  than  this  proposal  represents.  For  example,  reviewers 
of  the  electrical  plans  and  specifications  have  cited  a  need  for  more 
electrical  outlets,  for  heat/smoke  detectors,  for  exit  lighting,  etc.) 
In  addition,  site  improvements  to  the  road  system  and  to  exterior  spaces 
near  the  buildings  will  result  in  significant  visible  improvements 
offering  tangible  evidence  of  positive  changes. 

Past  experience  at  Columbia  Point  and  elsewhere  has  dramatized  the 
problems  of  accommodating  families  in  high-rise  structures,  particularly 
those  built  to  the  small  space  standards  characteristic  of  Columbia 
Point.  Accordingly,  the  proposed  plans  call  for  occupancy  of  high-rise 
structures  only  by  elderly  or  adult  (50  years  or  older)  households  with 
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the  exception  ot  one  Mgh-nse  structure  programmed  tor  occupancy  by 
smaller  families  in  oversized  apartments. 

The  request  for  supplemental  funds  can  be  seen  as  an  appropriate 
continuation  of  the  commitment  to  current  residents.  The  goal  is  to 
humanize  the  development  by  assuring  residents  of  adequate  physical 
amenities  and  effective  management  and  social  service  delivery  systems, 
a  goal  which  also  represents  a  positive  step  forward  for  the  overall 
peninsula  environment. 

The  ultimate  disposition  of  certain  mothballed  structures  will  have 
to  be  determined  as  part  of  the  Phase  Two  work  program.  The  belief 
reflected  in  this  submission  is  that  some  selective  removal  of  those 
structures  will  be  necessary  in  order  to  provide  for  the  site  improve- 
ments -  revised  street  system  and  improved  outdoor  open  space  -  which 
are  a  vital  part  of  the  overall  program  covered  by  full  funding.  Accor- 
dingly, the  budget  estimates  include  an  amount  sufficient  to  cover  the 
costs  of  removing  a  limited  number  of  vacated  buildings.  This  element 
of  the  work  program  is  seen  as  necessary  to  reinforce  the  benefits 
gained  through  other  renovation  work.  However,  the  actual  work  would 
not  occur  during  the  initial  segments  of  the  work  program.  On-going 
discussion  and  review  of  the  work  program  will  provide  the  forum  for 
working  out  specific  solutions  to  this  particular  problem,  in  a  manner 
consistent  with  the  stated  goals  of  the  overall  effort. 

Because  the  budget  does  include  funds  to  cover  the  possibility  of 
removing  some  buildings,  it  is  important  to  state  directly  the  basis  for 
such  an  action. 

There  are  divergent  points  of  view,  ranging  from  complete  reno- 
vation for  use  by  elderly  households  to  total  demolition,  about  the  most 
appropriate  disposition  of  the  currently  vacant  high-rise  structures. 
The  overall  scope  of  the  upgrading  effort  is  based  upon  the  assumption 
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that  decisions  on  this  matter  cannot  be  made  now  but  that  these  issues 
must  be  resolved  as  the  results  of  Phases  One  and  Two  become  apparent. 
The  decision  has  physical,  social,  and  economic  components.  Rehabilitation 
of  all  of  the  structures  would  be  expensive  -  costing  at  least  $40 
million.  On  the  basis  of  housing  needs,  a  case  can  be  made  for  such  an 
investment.  However,  the  City  of  Boston,  Boston  Housing  Authority, 
Boston  Housing  Authority  Tenants  Policy  Council,  and  Boston  Redevelop- 
ment Authority  cannot  justify  an  investment  of  that  magnitude  in  any  one 
location,  given  the  needs  across  the  City  for  other  federal  housing 
monies  in  general,  and  public  housing  capital  improvement  funding  in 
particular. 

In  addition,  since  the  construction  of  Columbia  Point  25  years  ago, 
thinking  has  changed  dramatically  regarding  policies  which  concentrate 
so  many  low  income  families  in  any  one  housing  development.  Current 
thinking  leads  to  the  conclusion  that  renovation  of  all  the  structures 
is  not  a  sound  option;  rather  it  is  one  which  would  deter  the  realiza- 
tion of  the  inherent  potential  of  the  peninsula  as  a  whole. 

Clearly,  any  action  to  remove  buildings  would  raise  important 
policy  issues.  In  an  area  experiencing  current  needs  for  low-cost 
housing,  actions  which  result  in  a  reduction  of  housing  supply  must  be 
carefully  considered. 

It  has  been  suggested  that  a  viable  solution  for  keeping  a  sub- 
stantial inventory  of  low-income  housing  at  Columbia  Point  is  to  convert 
the  development  to  one  entirely  for  elderly,  handicapped,  or  older 
adults  over  50  families  without  children.  Since  it  is  not  expressly 
forbidden  by  statute,  the  housing  of  older,  childless  families  and  the 
over-housing  of  childless  adults  (providing  housing  units  larger  than 
family  size  would  ordinarily  allow),  could  be  accomplished  through 
occupancy  exceptions. 


However,  there  is  serious  question  about  whether  or  not  a  market 
could  be  found  for  close  to  1,000  elderly  residents  at  Columbia  Point. 
BHA  experience  in  the  development  of  over  3,000  units  of  housing  for  the 
elderly  has  brought  to  light  the  subleties  of  the  "elderly"  market.  The 
elderly  of  Boston  are  extremely  neighborhood  conscious,  and  cannot 
readily  be  lured  to  new  locations  as  remote  as  that  of  Columbia  Point. 
Furthermore,  the  optimum  size  of  an  elderly  development  has  proven  to  be 
150-250  residents  where  activity  levels  are  high  but  where  the  sheer 
number  of  aged  does  not  become  pervasive.  The  Authority"  firmly  believes 
that  a  serious  market  problem  would  be  a  continous  fact  of  life,  no 
matter  what  the  changes  on  the  peninsula,  should  so  many  units  be  created 
specifically  for  the  elderly. 

It  is  recognized  that  the  all -elderly  suggestion  is  made  in  good 
faith,  and  acknowledged  that  a  precedent  for  this  type  of  conversion 
exists  in  Springfield,  Massachusetts.  There  is,  however,  consensus  on 
the  part  of  participants  that  such  a  suggestion  is  totally  infeasible  at 
Columbia  Point.  Without  question  the  suggestion  violates  the  very   core 
of  commitments  made  to  the  existing  tenants  -  commitments  that  they 
would  remain  at  Columbia  Point  in  substantially  improved  accommodations. 
Any  alternative  which  suggests,  or  even  implies  relocation  would  be 
considered  a  betrayal  and  would,  in  all  probability,  make  further  progress 
in  the  development  exceedingly  difficult.  The  thread  of  trust  of  the 
tenants  for  the  outside  world  is  very  thin  as  a  result  of  years  of  plans 
and  promises  with  little  tangible  change  for  those  people  most  imme- 
diately affected,  the  tenants.  It  is  absolutely  critical  that  the 
improvements  currently  promised  become  a  reality. 

The  effectuation  of  Phase  One  and  Two  will  provide  family  units  and 
elderly  units  in  buildings  whose  design  and  management  system  is  most 
appropriate  to  each  group  of  users.  Rehabilitated  housing  will  be 
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provided  in  a  way  that  is  most  cost-effective  and  in  a  way  that  allows, 
through  landscaping  improvements,  physical  differentiation  between 
family  and  elderly  units. 

A  proposal  which  then  suggests  converting  the  remaining  high-rise 
buildings  to  elderly  is  destructive  and  inconsistent  with  the  reality  of 
the  situation.  The  mothballed  buildings  are  physically  the  most  deterio- 
rated buildings  on  the  peninsula,  and  renovation  costs  per  building  are 
commensurately  larger.  The  apartments  within  these  buildings  are 
generally  large  units  originally  designed  for  large  families.  Rehabili- 
tation for  elderly  would  be  commensurately  more  costly  on  a  unit-for- 
unit  basis. 

It  would  be  extraordinarily  difficult  to  continue  the  physical 
distinction  between  elderly  areas  and  family  areas  -  a  distinction  that 
is  informally  recognized  as  imperative  when  family  and  elderly  develop- 
ments are  mixed.  Moreover,  the  7-story  buildings  are  so  densely  placed 
on  a  site  with  few  amenities  that  occupancy  of  all  buildings  by  any 
group  of  users  is  at  variance  with  current  planning,  design  and  social 
policy. 

The  planning  process  for  the  revitalization  of  Columbia  Point  is 
not  one  where  all  alternatives  can  still  be  considered.  It  must 
be  recognized  that  some  decisions  have  already  been  made,  and  future 
planning  must  deal  with  the  consequence  and  implications  of  these 
earlier  decisions. 

It  is  no  longer  feasible  to  consider  a  totally  elderly  development 
at  Columbia  Point.  Any  recommendation  to  convert  the  mothballed  buildings 
to  elderly  units  flies  in  the  face  of  twenty-five  years  of  urban  redevelop- 
ment experience.  The  mistakes  of  the  past  have  been  made  at  great  cost. 
We  must  learn  from  these  mistakes  and  adopt  new  policies  to  deal  with 
our  failures.  We  cannot  and  must  not  perpetuate  them. 


TABLE  III  -  PHASE  TWO  SUMMARY  WORK  PROGRAM  AND  BUDGET 


Work  Item  and  Description 


ESTIMATED 
COSTS  (in 
thousands) 


1.  TPP/Modernization  Tenant  and  Management  $   950. 
Services 

2.  Balance  of  Renovation  Work  in  Group  "B"  1,390. 

3.  Group  "C"  Renovations  and  Site  Work  2,010. 

4.  Group  "D"  Renovations  and  Site  Work  .~        1,610. 

5.  Group  "E"  Renovations  and  Site  Work  1,350. 

6.  Group  "F"  Renovations  and  Site  Work  1,000. 

7.  Site  Preparation  1,600. 

8.  Solid  Waste  Disposal  System  500. 

9.  Community  Building  Renovation  150. 

10.  Architectural  and  Engineering  Fees  240. 

TOTAL  ESTIMATED  COST  PHASE  II  $10,800. 
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TABLE  IV  -  PHASE  TWO  DESCRIPTIVE  WORK  PROGRAM  AND  BUDGET 

Work  Item  and  Description 

1.  TPP/Modernization  Tenant  and  Management  Services 

No  further  TPP  funds  are  required.  The  City 
of  Boston  and  Boston  Housing  Authority  are,  how- 
ever, requesting  an  extension  of  the  Columbia 
Point  TPP  from  April,  1977,  through  March,  1979, 
and  will  seek  permission  to  reprogram  the  TPP 
budget  to  remove  $950,000  of  hardware  items  to 
the  Phase  I  and  II  Modernization  budgets,  and  to 
replace  those  work  items  with  tenant  and  manage- 
ment services  items. 

The  latter  items  include  the  continuation  of 
the  successful  Resident  Security  Program,  Building 
Service  Aides,  Evictions  Attorney,  etc.,  and  new 
work  items  including,  particularly,  funds  for  the 
management  consultation  services  necessary  to  es- 
tablish a  new  management/maintenance  system  at  the 
development. 

2.  Balance  of  Renovation  Work  in  Group  "B"  (36  Low- 
rise  Family  Units  and  Site  Work  for  Entire 
Group  "B") 

The  Group  "B"  work  program  for  the  36  units 
is  identical  to  that  in  Phase  I,  except  that  land- 
scaping improvements  (e.g.,  planting,  seeding, 
fencing,  paved  areas,  furnishings,  grading,  signage) 
are  included  in  this  Phase  II. 

3.  Group  "C"  Renovations  and  Site  Work  (108  Low-rise 
Family  Units) 

The  Group  "C"  work  program  is  identical  to  that 
of  Group  "A"  in  Phase  I. 

4.  Group  "D"  Renovations  and  Site  Work  (168  High-rise 
Elderly  Units) 

The  Group  "D"  work  program  is  identical  to  that 
of  Group  "A"  with  the  exception  that  elevator  modern- 
ization (including  elevator  electrical  work)  is  in- 
cluded. 


ESTIMATED 
COSTS  (in 
thousands) 

$   950. 


1,390. 


2,010. 


1,610. 


(25) 


ESTIMATED 
COSTS  (in 
thousands' 


Group  "E"  Renovations  and  Site  Work  (84  High-rise 
Family  Units) 


$     1,350. 


The  Group  "E"  work  program  is  identical    to  that 
of  Group  "A"  with  the  exception  that  elevator  modern- 
ization  (including  elevator  electrical  work)   is  in- 
cluded. 


6.       Group  "F"  Renovations  and  Site  Work   (84  High-rise 
Elderly  Units) 


1,000. 


The  Group  "F"  work  program  is  identical  to  that 
of  Group  "D".  This  building  will  be  modernized  sub- 
sequent to  Group  "D"  for  successful  marketing. 

7.  Site  Preparation  1,600. 

Through  reduced  density  and  some  reorientation 
of  the  circulation  system,  new  open  spaces,  designed 
for  the  activities  of  discrete  age  groups,  will  be 
developed  for  active  and  passive  recreation.  Land- 
scaping appropriate  to  the  creation  of  the  new  image 
of  the  development  will  be  included  to  complement 
the  recreational  areas  (e.g.,  plantings,  berms,  fur- 
nishings) . 

8.  Solid  Waste  Disposal  System  500. 

Air  pollution  law  enforcement,  the  presence  of 
rodents  and  vermin,  the  inefficiencies  of  the  dis- 
posal of  solid  wastes  inherent  in  the  current  incin- 
eration system,  etc.  have  impelled  the  Authority  to 
move  to  a  modern  solid  waste  disposal  system  based 
upon  solid  waste  compaction. 

9.  Community  Building  Renovation  150. 

Necessary  renovation  of  the  Columbia  Point  Com- 
munity Building,  a  7-story  structure  formerly  com- 
prised of  28  apartments,  to  enable  those  tenant  ser- 
vices located  therein  (Tenant  Task  Force;  Columbia 
Point  Community  Security  Program;  Development  Council; 
Community  Library;  etc.)  to  be  carried  on  and  enhanced. 

10.  Architectural  and  Engineering  Fees  240. 

HUD-approved  architectural  and  engineering  con- 
tracts, and  estimation  of  design  fees  for  Phase  II 
v/ork  for  which  no  such  contracts  exist. 


TOTAL  ESTIMATED  COST  PHASE  II 


$10,800. 
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III.  PHASE  THREE  -  COMPREHENSIVE  DEVELOPMENT 

A.  Overview 

Completion  of  the  activities  above  will  assure  a  significantly 
improved  environment  for  a  population  substantially  less  than  the 
original  designed  capacity  of  the  Columbia  Point  housing  project.  The 
budget  proposed  for  Phases  One  and  Two  represents  a  realistic  assessment 
of  the  effort  required  to  produce  and  maintain  that  upgraded  environ- 
ment. However,  just  as  the  activities  proposed  represent  a  necessary 
first  step  for  broader  development  opportunities  on  the  peninsula,  it  is 
clear  that  some  activities  external  to  the  housing  site  are  necessary  on 
a  longer-term  basis  in  order  to  protect  the  improvements  resulting  from 
the  Modernization. 

Some  of  these  activities  have  begun.  The  continued  development  of 
the  University  of  Massachusetts  Harbor  Campus  within  its  defined  site 
and  the  forthcoming  construction  of  the  Kennedy  Library  are  the  two 
primary  examples.  In  both  cases  there  is  awareness  of  and  strong  support 
for  the  Columbia  Point  renovation  plans. 

While  much  potential  exists  for  additional  development  on  the 
peninsula,  the  upgrading  of  the  housing  can  be  described  as  a  prerequi- 
site to  commitments  from  the  private  sector.  Given  the  historic  pattern 
of  development  on  the  peninsula  it  is  both  understandable  and  unfortunate 
that  communication  and  mutual  understanding  between  residents  and  other 
interests  has  been  difficult  to  maintain.  The  initiation  and  completion 
of  Phase  One  and  Two  activities  will  provide  the  most  direct  evidence 
possible  of  a  commitment  to  the  residents  of  Columbia  Point  that  is  a 
positive  element  of  broader  concept  of  the  future  look  of  the  Peninsula. 
The  commitment  to  do  the  renovation  work  in  proper  fashion  can  be  the 
basis  for  other  commitments  from  other  organizations  with  an  interest  in 
the  future. 
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There  are  encouraging  signs  of  the  potential  for  such  commitments. 
Paralleling  the  development  of  the  plans  for  BHA's  modernization  program, 
a  group  of  private  sector  representatives  with  direct  concerns  for  the 
peninsula  has  been  meeting  to  review  the  current  situation  and  to  discuss 
alternatives  for  action.  Participants  have  included  business,  real 
estate,  financial  and  retail  organizations. 

The  group,  meeting  informally  to  date,  has  reviewed  the  BHA's 
evolving  plans  for  substantial  renovation  of  a  number  of  units  suffi- 
cient to  accommodate  the  present  population  level.  The  group  has 
strongly  endorsed  the  concept  and  purpose  of  the  plans. 

With  the  support  which  would  be  evidenced  by  HUD's  approval  of  this 
submission,  the  group  is  prepared  to  move  into  a  more  formal  posture  and 
to  define  in  detail  additional  elements  of  a  peninsula-wide  development 
program.  At  that  time,  the  process  must  and  will  be  structured  so  that 
all  groups  concerned  with  the  future  of  the  Peninsula  are  involved  and 
able  to  share  directly  their  ideas  and  concerns. 

Some  elements  of  such  a  program  are  known  now  -  the  construction  of 
the  Kennedy  Library,  the  proposed  construction  of  the  State  Archives 
building,  the  continued  development  of  the  U.  Mass  campus  on  its  exis- 
ting site  and  the  recent  leasing  of  part  of  the  Bayside  Mall  by  the 
Boston  Teacher's  Union. 

Other  elements  remain  to  be  defined  -  the  evolution  of  an  overall 
circulation  system,  further  commercial  and  institutional  development  of 
Bayside  Mall,  improvements  in  the  use  of  the  water's  edge,  renovation  of 
the  old  Pumphouse,  development  of  supportive  commercial  and  cultural 
activities,  and  the  possibility  of  new  housing.  Parallel  consideration 
of  opportunities  for  vocational  counselling  and  job  counselling  acti- 
vities should  be  a  part  of  the  process  also.  All  of  these  things  can 
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begin  to  take  shape  in  a  coordinated  manner  once  the  process  of  improve- 
ment has  begun. 

Two  previous  plans  have  dealt  imaginatively  with  a  concept  for  the 
Peninsula's  future  The  Columbia  Point  Peninsula  -  A  Program  for 
Revitalization,  presented  in  January  1974,  prepared  by  the  Joint  Task 
Force  on  Columbia  Point,  with  the  assistance  of  Benjamin  Thompson  and 
Associates;  and  the  plan  prepared  by  the  Boston  Redevelopment  Authority 
in  1975  to  support  the  Peninsula  as  a  site  for  the  Kennedy  Library. 

The  present  ideas  build  on  those  previous  efforts,  but  with  a 
heightened  sense  that  a  successful  modernization  program  for  the  Columbia 
Point  housing  development  is  the  necessary  basic  beginning  point. 

This  overall  concept  is  based  upon  the  assumption  that  demonstrated 
ability  to  upgrade  and  manage  a  smaller  scale  public  housing  development 
is  the  prerequisite  to  many  other  actions  involving  private  investment. 

If  long-term  success  is  to  be  achievable,  the  present  plans  for 
initial  modernization  work  cannot  be  implemented  in  a  vacuum.  Both 
other  concurrent  plans  and  realistic  funding  requirements  must  be 
examined  carefully  new.  Trying  to  do  half  of  what  is  needed  will  almost 
certainly  assure  long-term  failure.  This  does  not  mean  that  long-term 
goals  for  the  Peninsula  should  take  precedence  over  the  needs  of  present 
residents.  On  the  contrary,  previous  studies  have  emphasized  a  stabil- 
ized residential  development  as  a  starting  point. 

From  the  beginning,  the  program  of  physical  upgrading  of  resi- 
dential units  must  be  accompanied  by  evidence  of  change  visible  to  the 
outside  world.  A  positive  psychological  sense  of  change  and  renewal 
must  be  felt  by  everyone  with  a  stake  in  the  future  of  the  peninsula. 

The  program  to  upgrade  existing  structures  is  the  first  step  in  the 
creation  of  an  exciting  and  stable  residential  community. 
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The  future  interests  of  Columbia  Point  residents  cannot  be  protected 
by  a  program  that  begins  with  compromises  imposed  by  inadequate  funding 
or  that  does  not  relate  to  all  of  the  interrelated  activities  that  occur 
on  the  Peninsula. 
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